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Fogelman Properties

w Founded in 1963; Headquartered in Memphis, TN

w Overall Management Portfolio C
¢ 50 apartment communities / 18,000 apartment homes
¢ 12 states (SE and MW)
¢ 50% owned assets / 50% fee managed assets
¢ Typically newer, Class A/B assets

W Memphis Portfolio-
¢ 16 apartment communities / 5,400 apartment homes

¢ Collierville, East Memphis, Germantown, Cordova, Bartlett,
Hickory Hill, Downtown

¢ Since 2005- Sold 7 local assets and acquired 4 local assets
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Memphis Apartment Market

Overall Stats
Occupancy

2007(4Q): 90.8%
Prior 3 Yr Avg: 89.6%
Forecast 3 Yr Avg: 91.1%"

Rental Rate Growth
2007: 1.7%
Prior 3 Yr Avg: -0.2%
Forecast 3 Yr Avg: 2.1%"

Conclusion: Improving local fundamentals, but
continuing below national trend
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So How Is the Memphis Apartment
Market Doing?

w Leading Submarkets
C 94-96% avg occupancy; 4-6% rent growth
¢ E. Memphis, Germantown, Collierville, Downtown/ Midtown

w Average Submarkets
¢ 90%- 93% avg. occupancy; 1%-3% rent growth
¢ Cordova, Bartlett, DeSoto Co.

w Lagging Submarkets
C 83%-87% avg. occupancy; flat to negative rent growth
¢ Hickory Hill, Airport Corridor, Frayser
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Drivers of Multifamily Housing

w Single Family Homes
¢ Our #1 Competitor
¢ Impact of Subprime fallout

w Economy
¢ Jobs fuel multifamily demand

w Demographics
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¢ Shifting Neighborhoods

w New Supply

¢ Construction Costs Up; Lack of available sites
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New Multifamily Supply

wOver 1,300 units removed from local
market in past 3 years

wNew Supply Additions:
¢ 2000-2006 Annual Average- 1,632 units
¢ 2007 ¢ 1,517 units
¢ 2008 (¢ 1,734 units
¢ 2009 (f)- 1,069 units

wWhere Is the new supply located?
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Memphis Multifamily Investment Market

w Strong investor interest through 2007

¢ Back to back record years in 2006/2007- over $700 million of multifamily
transactions

¢ In 2007, 2 of the 3 largest MSA commercial sales
¢ Out of Town buyers; attractive relative values

w 2007 Cap Rates

¢ Class A- 6.0% or lower
¢ ClassB- 6.5%
¢ ClassC- 7.0%++
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w Pull back commencing in 4Q 2007 with debt market turmoil
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2008 Outlook - Memphis Multifamily

w New supply will remain in line with recent trend; in balance with
projected demand

w Occupancy and rental rate growth will remain in line with 2007 levels
w Single family woes will continue to push multifamily fundamentals
w Continued divergence between top-tier and lower-tier assets

w Transaction volume to meaningfully decrease from 2006/2007 record
levels

w Property values expected to drop 5%-10% in near term, as debt market
goes through re-pricing and cap rates adjust upward

w Biggest Question Mark- Extent of current Economic Slowdown
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